BACKGROUND
The City of Rocky Mount, North Carolina (hereinafter, the "Sponsor") has represented to us that they intend to facilitate a $56,530,000 investment ($48,280,000 total for "Concept 2") in a downtown redevelopment project that will include a mix of commercial and residential uses (hereinafter, the "Project"). It should be noted that our investment totals do not include property acquisition costs. The proposed Project entails four development phases:
1. Public Parking Garage a. Concept 1 -$25,400,000 -provides an estimated 840 parking spaces within two five-level parking structures totaling approximately 648,000 square feet combined. The parking garages are considered catalytic to the other three phases of the proposed redevelopment plan. b. Concept 2 -$17,150,000 -this alternate option would provide an estimated 700 parking spaces within one five-level parking structure. We detail the total tax impacts of this alternate development plan in a later section.
2. Hotel -$15,130,000 -107 rooms.
3. Retail -$5,000,000 -20,000 square feet of space for a restaurant, brewery, and small retail shops.
4. Residential -$11,000,000 -60 condominium/apartment townhouse units.
The analysis estimates the impacts for all components of the Project during their corresponding years of construction and operation.
If the investment is made as represented by the Sponsor, it will have both short-term and long-term impacts on the Rocky Mount, North Carolina economy. The Sponsor has engaged us to estimate these impacts, which include short-term and long-term direct, indirect, and induced economic impacts on the local community. The IMPLAN study assesses not only the direct employment components of the Project, but also the effects of additional households into the community.
Tremendous amounts of data are required in order to produce reliable economic impact models that accurately estimate the effects of a given event on an economy. There are numerous factors that need to be taken into account to accurately estimate direct, indirect and induced effects of an event. The expense and labor of Novogradac & Company LLP doing this independently are prohibitive. However, there are companies that do specialize in creating data sets that can be used to estimate impacts. Novogradac & Company LLP utilizes the software and data sets developed by IMPLAN Group, LLC. IMPLAN Group, LLC has developed an input-output model known as "IMPLAN." Input-output methodology and the IMPLAN software are discussed in greater detail in Addendum A. IMPLAN, using data produced by IMPLAN Group LLC and updated annually, is used by us in conjunction with user provided inputs to help us determine reliable estimates of economic impact for a specific project or projects.
IMPLAN Group LLC has been developing complex localized databases since 1993, and is an industry recognized leader in input-output databases and data modeling. As a result, we believe the information provided is a reliable basis to use in developing the economic impacts for the Project. However, we have not examined the data or the assumptions underlying such data in accordance with the standards prescribed by the AICPA and, accordingly, do not express an opinion or any other form of assurance on the data estimates obtained for use in our economic impact analysis.
PROJECT ASSUMPTIONS
The inputs into the IMPLAN software were developed based on information provided by the Sponsor, independent analysis of Sponsor-provided information, and independent assumptions based on industry standards and independent research, as needed. The following are a list of input assumptions.
• The effective date of this report is June 21, 2019, and all figures are represented in 2019 dollars, unless otherwise noted. The study area used in this development was the state of North Carolina. However, the IMPLAN model is able to individually calculate projected local, state, and federal impacts.
• The total Project construction costs are estimated at approximately $56,530,000 divided across four construction phases, as provided by the Sponsor. Both hard and soft construction costs are included to calculate the impacts of the Project's construction. However, it should be noted that land acquisition costs are not applied towards construction costs.
• The event years are based on the anticipated start year of each individual project component, as provided by the Sponsor. The anticipated construction years are 2019 through 2020 for the parking garage and hotel. Construction of the retail component is expected to span 18 months from 2020 to 2022, and the residential construction phase is projected to occur entirely in 2020. The impacts for all four construction phases have been apportioned according a schedule provided by the Sponsor. A detailed timeline table illustrating the anticipated construction schedule for the Project's various components is attached to the end of this report.
• According to Sponsor-provided projections, the garage, hotel, and residential components of the Project will not achieve full revenue-generating capacity during their first years. Therefore, the operational (nonconstruction) phases for all four Project components are subject to ramp-up schedules that align with those projected timelines. It should be noted that the report assumes 100 percent revenue generation rates for all operational project components, starting in 2024. A detailed timeline table illustrating the anticipated operation schedule for the Project's various components is attached to the end of this report.
• For the purposes of this study, we consider the 60 residential units to be multifamily apartment households. Therefore, the impact of these apartment units include construction, apartment operations in the form of property management jobs, and the induced impact spending patterns of 60 new households with an estimated average household income of $75,000.
• The operational years of the Project are divided into one of four use categories. Employment estimates are based on square footage or unit metric dedicated to each NAICS code, which are verified by multiple sources we deem reliable.
• At the Sponsor's request, we have accounted for inflation and projected revenue growth rates for each of the Project's operational components in the Total Tax Results section of this report. However, it should be noted that the garage operations are expected to remain stagnant. Therefore, the impacts of the garage when viewed independently, appear to decline over time when compared to the other Project components. Additionally, we have made an extraordinary assumption that property taxes for all project components will begin in 2022, and will remain at their projected assessment levels without change, for 20 years. 
TAX IMPACTS Assumptions
The model assesses the total tax impact for each of the Project's construction phases, as well as the recurring annual tax impacts for operational years. These tax estimates are based upon IMPLAN's projections.
Construction Tax Results
The following tables demonstrate the IMPLAN model's total tax output for the Project's construction phases. These estimates represent total tax impact for the Project's combined construction years. During construction phases, the development is anticipated to provide approximately $11,578,890 in total tax revenue, with an estimated $1,201,767 in taxes to the local government. In this analysis, local government is considered to be the County and City combined. 
Operation Tax Results
The following tables demonstrate the IMPLAN model's tax output for the Project's operation phases. These estimates represent annually recurring total tax impacts for each Project component's first year of full operation/revenue generation onward. As described previously, impacts during operational years leading up to each component's first full year of 100 percent revenue generation vary based on each Project component's individual ramp-up schedule, as detailed in the timeline table attached at the end of this report. Once all phases are fully operational in 2024, the development is anticipated to generate approximately $437,724 (2019 dollars) for the City of Rocky Mount in recurring annual tax revenue. It should be noted that these figures do not include inflation, while the 20-year projections do account for inflation. Therefore, these numbers are not a direct one-to-one comparison to year 2024 in the next section's analysis. The following table and graph illustrates the total tax impacts generated each year by the Project over the next 20 years for Parking Concept 1. The following table illustrates various tax impacts broken down by taxing jurisdiction and year. These timeline-based tax projections provide a more detailed year-by-year tax impact, which varies due to the Project's various overlapping components and ramp-up schedules. It should be noted that total construction tax impacts were evenly distributed across all years of anticipated construction for each component, and that inflation and projected revenue growth rates were accounted for in this analysis. 
Total Tax Results (Parking Concept 2)
The following table and graph illustrates the total tax impacts generated each year by the Project over the next 20 years for Parking Concept 2. The following table illustrates various tax impacts broken down by taxing jurisdiction and year. These timeline-based tax projections provide a more detailed year-by-year tax impact, which varies due to the Project's various overlapping components and ramp-up schedules. It should be noted that total construction tax impacts were evenly distributed across all years of anticipated construction for each component, and that inflation and projected revenue growth rates were accounted for in this analysis. 
IMPLAN and Input-Output Modeling

BACKGROUND
The direct impacts are the total financial equivalents of the number of employees in a given industry. Indirect effects are impacts caused by the iteration of industries purchasing from other industries. Induced effects are the impacts on all local industries caused by the expenditures of new household income generated by the direct and indirect effects.
Input-output accounting describes commodity flows from producers to intermediate and final consumers. The total industry purchases of commodities, services, employment compensation, value added, and imports are equal to the value of the commodities produced.
Purchases for final use (final demand) drive the model. Industries produce goods and services for final demand and purchase goods and services from other producers. These other producers, in turn, purchase goods and services. This buying of goods and services (indirect purchases) continues until leakages from the region (imports and value added) stop the cycle.
These indirect and induced effects (the effects of household spending) can be mathematically derived. The derivation is called the Leontief inverse. The resulting sets of multipliers describe the change of output for each and every regional industry caused by a one dollar change in final demand for any given industry. Creating regional input-output models require a tremendous amount of data. The costs of surveying industries within each region to derive a list of commodity purchases (production functions) are prohibitive. IMPLAN was developed as a cost-effective means to develop regional input-output models.
The IMPLAN accounts closely follow the accounting conventions used in the "Input-Output Study of the U.S. Economy" by the Bureau of Economic Analysis (1980) and the rectangular format recommended by the United Nations. The IMPLAN system was designed to serve three functions: 1) data retrieval, 2) data reduction and model development, and 3) impact analysis. Comprehensive and detailed data coverage of the entire U.S. by county, and the ability to incorporate user-supplied data at each stage of the model building process, provides a high degree of flexibility both in terms of geographic coverage and model formulation. The IMPLAN database consists of two major parts: a national-level technology matrix; and estimates of sectorial activity for final demand, final payments, industry output and employment for each county in the U.S. along with state and national totals.
New databases are developed annually by IMPLAN Group LLC, the developer of IMPLAN.
TECHNICAL INFORMATION
The notion of a multiplier rests upon the difference between the initial effect of a change in final demand and the total effects of that change. Total effects can be calculated either as direct and indirect effects, or as direct, indirect, and induced effects. Direct effects are production changes associated with the immediate effects or final demand changes. Indirect effects are production changes in backward-linked industries caused by the changing input needs of directly affected industries (for example, additional purchases to produce additional output). Induced effects are the changes in regional household spending patterns caused by changes in household income generated from the direct and indirect effects. Five different sets of multipliers are estimated by IMPLAN corresponding to five measures of regional economic activity: total industry output; personal income; total income; value added; and employment. For each set of multipliers, three types of multipliers are generated, Type I, Type II and Type SAM.
Type I Multiplier A Type I multiplier is the direct effect, produced by a change in final demand, plus the indirect effect divided by the direct effect. Increased demands are assumed to lead to increased employment and population with the average income level remaining constant. The Leontief inverse (Type I multipliers matrix) is derived by inverting the direct coefficients matrix. The result is a matrix of total requirement coefficients, the amount each industry must produce in order for the purchasing industry to deliver one dollar's worth of output to final demand.
Type II Multiplier Type II multipliers incorporate "induced" effects resulting from the household expenditures from new labor income. The linear relationship between labor income and household expenditure can be customized in the IMPLAN Professional® software:
The default relationship is PCE (personal consumption expenditures) and total household expenditures. Each dollar of work-place based income is spent based on the SAM relationship generated by IMPLAN.
The second possibility is a RIMS II style of Type II multiplier, where PCE is adjusted to represent only the spending of the disposable income portion of labor income. In this way there is a direct one-to-one relationship to labor income and PCE. Then a ratio, which the user can specify, is applied to convert total income to disposable income before the rounds of induced effects are calculated.
Type SAM Type SAM multipliers are the direct, indirect, and induced effects where the induced effect is based on information in the social account matrix. This relationship accounts for social security and income tax leakage, institution savings, and commuting. It also accounts for inter-institutional transfers.
Assumptions and Limiting Conditions
Garage Construction
Construction Construction -  Managed and completed numerous Section 8 Rent Comparability Studies in accordance with HUD's Section 9 Renewal Policy and Chapter 9 for various property owners and local housing authorities.
 Developed a Flat Rent Model for the Trenton Housing Authority. Along with teaming partner, Quadel Consulting Corporation, completed a public housing rent comparability study to determine whether the flat rent structure for public housing units is reasonable in comparison to similar, market-rate units. THA also requested a flat rent schedule and system for updating its flat rents. According to 24 CFR 960.253, public housing authorities (PHAs) are required to establish flat rents, in order to provide residents a choice between paying a "flat" rent, or an "incomebased" rent. The flat rent is based on the "market rent", defined as the rent charged for a comparable unit in the private, unassisted market at which a PHA could lease the public housing unit after preparation for occupancy. Based upon the data collected, the consultant will develop an appropriate flat rent schedule, complete with supporting documentation outlining the methodology for determining and applying the rents. We developed a system that THA can implement to update the flat rent schedule on an annual basis.
 As part of an Air Force Privatization Support Contractor team (PSC) to assist the Air Force in its privatization efforts. Participation has included developing and analyzing housing privatization concepts, preparing the Request for Proposal (RFP), soliciting industry interest and responses to housing privatization RFP, Evaluating RFP responses, and recommending the private sector entity to the Air Force whose proposal brings best value to the Air Force. Mr. Weinberg has participated on numerous initiatives and was the project manager for Shaw AFB and Lackland AFB Phase II.
 Conducted housing market analyses for the U.S. Army in preparation for the privatization of military housing. This is a teaming effort with Parsons Corporation. These analyses were done for the purpose of determining whether housing deficits or surpluses exist at specific installations. Assignment included local market analysis, consultation with installation housing personnel and local government agencies, rent surveys, housing data collection, and analysis, and the preparation of final reports.

Developed a model for the Highland Company and the Department of the Navy to test feasibility of developing bachelor quarters using public-private partnerships. The model was developed to test various levels of government and private sector participation and contribution. The model was used in conjunction with the market analysis of two test sites to determine the versatility of the proposed development model. The analysis included an analysis of development costs associated with both MILCON and private sector standards as well as the potential market appeal of the MILSPECS to potential private sector occupants.
